
 

 
 

Planned Development Permit Application 
to the 

Hawaii Community Development Authority 
461 Cooke Street, Honolulu, Hawaii 96813 

for 

400 Keawe Street 
Honolulu, Hawaii  96813 

TMK: (1) 2-1-054:025 
“Lot B-1”, a portion of KKMP Block B 

 

 

Castle & Cooke Homes Hawaii, Inc. 
680 Iwilei Road, Suite 510, Honolulu, Hawaii 96817 

January 31, 2014  
(resubmitted February 20, 2014) 



















 

4665425.2 1 

JOINT DEVELOPMENT MEMORANDUM OF UNDERSTANDING 

 

 

THIS JOINT DEVELOPMENT MEMORANDUM OF UNDERSTANDING ("MOU") made 

this 29
th

 day of January, 2014, by and between KAMEHAMEHA SCHOOLS ("KS") whose 

principal place of business and post office address is 567 South King Street, Honolulu, Hawaii 

96813 and CASTLE & COOKE HOMES HAWAII, INC. ("CCHHI") whose principal place of 

business and post office address is 650 Iwilei Road, Honolulu, Hawaii 96817. 
 

 

BACKGROUND 

 
1. Pursuant to a Findings of Fact, Conclusions of Law, and Decision and Order dated 

September 2, 2009 (“D&O”), the Hawaii Community Development Authority, a 

body corporate and a public instrumentality of the State of Hawaii (the “HCDA”) 

approved KS’s Kaiaulu 'O Kaka'ako Master Plan (KKMP) Permit Application dated 

November 26, 2008. 

 

2. Pursuant to the D&O and Hawaii Administrative Rules (“HAR”) §15-22-203, 

Chapter 22 of Title 15, HAR, entitled “Mauka Area Rules” in effect on September 

2, 2009 (the “Vested Rules”), is applicable to the development of all Parcels in 

KKMP including Land Block B. 

 

3. KS is the real property owner of Land Block B.  CCHHI intends to acquire and 

develop a portion of Land Block B identified as tax map key (1) 2-1-054:025 (“Lot 

B-1”), as more particularly described in Exhibit A-1.  KS intends to retain and 

develop a portion of Land Block B identified as the tax map keys (1) 2-1-054:027 

and 032 (“Lot B-2”), as more particularly described in Exhibit A-2, and retain and 

renovate a portion of Land Block B identified as tax map key (1) 2-1-054-028 (“Lot 

B-3”), as more particularly described in Exhibit A-3. 

4. The individual parcels of Land Block B are intended to be developed independently 

while they are treated as one “Lot” under the applicable provisions of the Vested 

Rules. Applicants KS and CCHHI intend to simultaneously submit Planned 

Development Permit ("PDP") packages for HCDA consideration of developments on 

Lot B-1 (“CCHHI Project”) and the combined Lot B-2 / Lot B-3 (“KS Project”),  

respectively. 

5. This MOU is intended to memorialize the relationship between the CCHHI Project 

and the  KS Project as it relates to review and approval of the respective PDP 

packages by HCDA.  

 

            TERMS 

 
Now therefore in consideration of the foregoing, KS and CCHHI express their general intent as follows as 

it pertains to Land Block B. 
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1. Review and approval of the PDP applications for the CCHHI Project and the KS 

Project shall be separate but done in conjunction and shall be considered and treated 

as one “Lot” under the Vested Rules, including analysis of the zoning rules related to 

the overall floor area ratio ("FAR"), parking ratios and other use requirements. 

 

2. Lot B-1 shall have a floor area of no more than 137,800SF, Lot B-2 shall have a floor 

area of no more than 67,400SF, and Lot B-3 shall have a floor area of no more than 

24,400SF, for an overall Land Block B floor area of 229,600SF and overall FAR of 

1.87. 

 

3. Lot B-1, Lot B-2, and Lot B-3 shall be considered and treated as one “Lot” under the 

Vested Rules for purposes of calculating Park on Parking and Open Space 

requirements. 

 

4. The required Open and Recreation Space for Lot B-1 ("Lot B-1 Open & Rec Space 

Requirement") shall be provided on both Lot B-1 and B-2.  It is anticipated that Lot 

B-1 will provide 1,411SF of Open Space and 0SF of Recreation Space, while Lot B-2 

will provide 1,934SF of Open Space and 5,225SF of Recreation Space to satisfy the 

Lot B-1 Open & Rec Space Requirement. 

 
a. Lot B-1 shall have a non-exclusive use of the Lot B-1 Open & Rec Space 

 Requirement located on Lot B-2. 

b. Lot B-1 shall pay its pro-rata share of operational expenses for the Lot B-1 Open 

 & Rec Space Requirement located on Lot B-2. 

c. KS and CCHHI shall enter into a mutually acceptable binding Agreement 

 which shall establish the terms for payment, construction, delivery, use, and 

 ongoing maintenance of the Lot B-1 Open & Rec Space Requirement located on 

 Lot B-2. 

 

5. The commercial space on Lot B-1 is estimated to require 26 parking stalls by code.  

CCHHI will provide 21 parking stalls dedicated to the Lot B-1 commercial space on 

Lot B-1.  KS will provide 5 parking stalls in the parking garage to be built on Lot B-2 

for the non-exclusive use by customers of the Lot B-1 commercial space.  In 

addition, KS will provide 70 parking stalls in the parking garage to be built on Lot B-

2 for the non-exclusive use by customers of the Lot B-3 commercial space. 

 
a. Lot B-1 shall have a non-exclusive use of the five (5) Lot B-1 commercial parking 

stalls located on Lot B-2. 

b. Lot B-3 shall have a non-exclusive use of the seventy (70) Lot B-3 commercial 

parking stalls located on Lot B-2. 

 
6. In conjunction with the joint development of Land Block B, the following cross 

property use and reciprocal easement rights shall be established: 

 

a. On Lot B-2, for the benefit of Lot B-1 and B-3 (use of open and 

recreational space, and wet trash facility) 

b. On Lot B-2, for the benefit of Lot B-3 (use of Woonerf for utility, loading, 

and pedestrian access) 

c. On Lot B-2, for the benefit of Lot B-3 (use of parking structure for seventy 

(70) parking stalls, a trash room, and electrical equipment) 

d. On Lot B-3, for the benefit of Lot B-2 (use of open space for utility, 

loading, and pedestrian access) 
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e. Reciprocal cross-property access between Lot B-1 and Lot B-2 (parking 

access, loading access, pedestrian access, and maintenance access) 

f. Access over Lot B-2 and Lot B-3 in connection with the use and easement 

rights described in Sections 6.a, 6.b, 6.c and 6.d. 

 
7. Following PDP approval, KS and CCHHI shall each enter into a recorded agreement 

with HCDA as may be required by such approval reflecting the terms and conditions 

of approval for the CCHHI Project and the KS Project, respectively. 

 

8. Following PDP approval, KS and CCHHI shall each submit at their own expense 

building permit applications for the CCHHI Project and the KS Project, respectively, 

and regulatory approval of each building permit shall not be conditioned or tied to 

regulatory approval of the other party’s application.  

 

[Signature page to follow]  
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EXHIBIT A-1 - LEGAL DESCRIPTION 

LAND BLOCK B (Lot B-1) 

 

All of that certain parcel of land (being portion(s) of the land(s) described in and covered by Royal Patent 

Number 4483, Land Commission Award Number 7712, Apana 6, No. 1 to M. Kekuanaoa no V. 

Kamamalu) situate, lying and being Kaakaukukui, Kakaako, Honolulu, City and County of Honolulu, 

State of Hawaii, being LOT 1, Block 5, of the "KAKAAKO SUBDIVISION", as delineated on Bishop 

Estate Map No. 1044-A & B, dated January 13, 1960, and approved by the Planning Department, City 

and County of Honolulu on March 17, 1960 and thus bounded and described: 

 

Beginning at the east corner of this lot, the south corner of Lot 3 and on the northwesterly side of Keawe 

Street, the coordinates of said point of beginning referred to Government Survey Triangulation Station 

"PUNCHBOWL" being 4,611.22 feet south and 3,940.09 feet west, thence running by azimuth measured 

clockwise from true South: 

 

1.    50°  30'          288.00    feet along the northwesterly side of Keawe Street; 

 

2.   140°  30'         229.55    feet along the northeasterly side of Auahi Street; 

 

3.   230°  30'         288.00    feet along Block 4; 

 

4.   320°  30'         229.55    feet along Lot 3 to the point of beginning, and containing an area of 66,110  

        square feet, more or less. 
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EXHIBIT A-2 - LEGAL DESCRIPTION 

LAND BLOCK B (Lot B-2) 

 

-PARCEL FIRST:- 

 

All of that certain parcel of land (being portion(s) of the land(s) described in and covered by Royal Patent 

Number 4483, Land Commission Award Number 7712, Apana 6, No. 1 to M. Kekuanaoa no V. 

Kamamalu) situate, lying and being Kaakaukukui, Kakaako, Honolulu, City and County of Honolulu, 

State of Hawaii, being LOT 3-A, Block 5, of the "KAKAAKO SUBDIVISION", as delineated on map 

dated January 25, 1965, and approved by the Planning Department, City and County of Honolulu on 

February 25, 1965 and thus bounded and described as per survey dated February 23, 1989, to-wit: 

 

Beginning at a pipe at the east corner of this parcel of land and on the southerly side of Pohukaina Street, 

the direct azimuth and distance to a City and County Street Monument at the intersection of Pohukaina 

and Keawe Streets being 309   19'  30" - 129.30 feet and thence running by azimuths measured clockwise 

from true South: 

 

1.   50°   30'          164.00    feet along Lot 2, Blk. 5, Kakaako Subdivision to a pipe; 
 

2.  140°   30'           48.00    feet along Lot 3-B, Blk. 5, Kakaako Subdivision; 
 

3.   50°   30'            82.00    feet along Lot 3-B, Blk. 5, Kakaako Subdivision; 
 

4.  140°   30'           80.00    feet along Lot 1, Blk. 5, Kakaako Subdivision to a pipe; 
 

5.  230°   30'         246.00    feet along Blk 4, Kakaako Subdivision to a pipe; 
 

6.  320°   30'         128.00    feet along Pohukaina Street to the point of beginning and containing an area  

        of 27,552 square feet, more or less. 

 

-PARCEL SECOND:- 

 

All of that certain parcel of land (being portion(s) of the land(s) described in and covered by Royal Patent 

Number 4483, Land Commission Award Number 7712, Apana 6, No. 1 to M. Kekuanaoa no V. 

Kamamalu) situate, lying and being Kaakaukukui, Kakaako, Honolulu, City and County of Honolulu, 

State of Hawaii, being LOT 3-B, Block 5, of the "KAKAAKO SUBDIVISION", as delineated on map 

dated January 25, 1965, and approved by the Planning Department, City and County of Honolulu on 

February 25, 1965 and thus bounded and described as per survey dated February 24, 1989, to-wit: 

 

Beginning at an iron pin at the east corner of this parcel of land and on the northerly side of Keawe Street, 

the direct azimuth and distance to a City and County Street Monument at the intersection of Pohukaina 

and Keawe Street being 238°  08'  35" - 190.72 feet and thence running by azimuths measured clockwise 

from true South: 

 

1.    50°   30'                82.00    feet along Keawe Street; 
 

2.   140°   30'             149.55    feet along Lot 1, Blk. 5, Kakaako Subdivision; 
 

3.   230°   30'               82.00    feet along Lot 3-A, Blk. 5, Kakaako Subdivision; 
 

4.   320°   30'             149.55    feet along Lot 2, Blk. 5, Kakaako Subdivision to the point of beginning  

             and containing an area of 12,263 square feet, more or less. 
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EXHIBIT A-3 - LEGAL DESCRIPTION 

LAND BLOCK B (Lot B-3) 

 

All of that certain parcel of land (being portion(s) of the land(s) described in and covered by Royal Patent 

Number 4483, Land Commission Award Number 7712, Apana 6, No. 1 to M. Kekuanaoa no V. 

Kamamalu) situate, lying and being at Kaakaukukui, Kakaako, City and County of Honolulu, State of 

Hawaii, being LOT 2, Block 5 of the "KAKAAKO SUBDIVISION, as delineated on Bishop Estate Map 

No. 1044-A & B, dated January 13, 1960, and approved by the Planning Department, City and County of 

Honolulu on March 17, 1960 bearing Tax Key designation (1) 2-1-054-028, and containing an area of 

16,654 square feet, more or less. 

  

Beginning at an iron pin at the west corner of this parcel of land and on the northerly side of Keawe 

Street, the direct azimuth and distance to a City and County Street Monument at the intersection of 

Pohukaina and Keawe Street being 238°  08'  35" - 190.72 feet and thence running by azimuths measured 

clockwise from true South: 

 

1.   140°   30'             101.55    feet along Lot 3-B, Blk. 5, Kakaako Subdivision; 

 

2.   230°   30'             164.00    feet along Lot 3-A, Blk. 5, Kakaako Subdivision; 

 

4.   320°   30'             101.55    feet along Pohukaina Street 

 

1.    50°   30'              164.00    feet along Keawe Street; to the point of beginning               

and containing an area of 16,654 square feet, more or less. 

 

 

 



Application Checklist

Unit type 
 Floor area 
 Project 

 Project 
Parking 
Traffic, 

 

Site Sections (Transverse and Longitudinal)

400 Keawe St. (B-1)
Kaka'ako Block B

Castle & Cooke Homes Hawaii, Inc.

Cover Page: Applicant Info, Project Name, Address, TMK(s), Date, Project Image

Roof Plan

Report

Included

Tower Footprint Plan N/A

Site Plan(s) of the Proposed Development

A-2.3
Exterior Elevations A-3.0; A-3.1

A-0.2Pedestrian and Vehicular Circulation Plan

A-4.0; A-4.1

Shadow Analysis

Permit Application

Included

Due Diligence Infrastructure Report

Included

Under Separate Cover

A-0.3
A-1.0

A-1.3

Floor Plans

Drawings 

Vicinity Map (approximately 1/4 mile radius around site)

A-0.1

Landscaping Plan

Table of contents

Open Space Plan with dimensions and areas

A-1.1
Site Plan(s) of Existing Conditions with the following items and dimensions:

A-1.2

Site and Floor Plans (CAD or Revit)

Recreation Space Plan(s) A-1.2

3D Images (Show all sides of the building) A-5.0; A-5.1

A-0.4; A-0.5
A-2.0; A-2.1; A-2.2 

Report Tables (Excel)

Digital

Entire Report (PDF)
Entire Drawing Set (PDF)
3d Massing Model (Sketch-Up or Revit)

Included
Request for Platform Height Increase Included

IncludedCover Letter

Application Checklist
Compliance Table

Included
Project Landowner Authorization Included

A-0.3

A-0.1
A-0.1
A-0.1

Public Facilities Dedication Requirements

Parking And Loading Plan (this can be included as a part of the site and floor plans) A-1.1

Included

TIAR To be submitted

Existing Tenant Relocation Analysis Included

A-0.1

Joint Development Agreement

A-0.0
Cover Page: Applicant Info, Project Name, Address, TMK(s), Date, Project Image A-0.0, A-0.1



HCDA Planned Development Requirements

Block B-1
February 20, 2014

Exhibit A

 

Category

Mauke Area Rules & 

Plan, Unofficial 

Compilation June 2005

Requirements

(Allowable) Proposed Comments

Site Area TMK No. 2-1-054:025

66,110 sf

Joint Development with TMK Nos.2-1-

054:027, 028, & 032

56,469 sf 

TOTAL ALL SITES = 122,579 sf

Density 15-22-116 Maximum 

Development Height, Density 

& Footprint

For lots greater than or equal 

to 80,000 sf, Maximum FAR 

is 3.5.

1.82 FAR

(1.87 FAR Allowable per  Kalaulu 'o 

Kaka'ako Master Plan (KKMP)). See  

Revised Land Tabulation Table 5-12 

dated January 9, 2014.

Based on 122,579 sf including all joint 

development lots

Height 15-22-110e

15-22-116 Maximum 

Development Height, Density 

& Footprint

For Lots greater than or equal 

to 80,000 sf, Maximum Height 

is 400'. Platform deck to be 

maximum 45'.

Platform Building with a maximum height 

of 65'.

Necessary Utilitarian features not to 

exceed 18' above the 65' height.

Front Yards 15-22-63.1 General 

Requirements - Front Yards

Minimum front yards for each 

development shall be 15'.

15' setback (First floor Commercial)

18' setback (residential Platform)

16' setback (face of residential lanais)

Rear and Side 

Yards

15-22-63.2 General 

Requirements - Side and 

Reart Yards

Minimum side and rear yards 

for each development shall be 

10'. For structures without 

windows or openings facing 

side or rear property lines, no 

side or rear yard shall be 

required.

15' setback (to face of residential units 

along property line abutting existing One 

Waterfront Towers)

7' setback (stairwell with no windows of 

openings facing the side or rear property 

line along property line abutting existing 

One Waterfront Towers)

0' setback (side yard abutting Joint 

Development parcels)

Joint Development with TMK Nos.2-1-

054:027, 028, & 034

Open Space 15-22-64 Open Space The minimum amount of open 

space shall be the lower of 

10% of the lot area, or 25% of 

the lot area less the required 

yard areas.

KKMP requires 5.06% open space.  

Site area of 66,110 sf x 5.06% = 3,345 

sf. 

1,411 sf open space provided. Additional 

1,934 sf provided on parcel B-2,  for a 

total of 3,345 sf.

Joint Development with TMK Nos.2-1-

054:027, 028, & 034

Open space requirement for Total 

Block B = 6,202 sf

Open space provided for Total Block 

B = 8,832 sf

Recreation Space 15-22-65 Recreation Space Development lots within any 

land use zone with 20,000 sf 

or more of land area shall 

provide 55 sf of recreation 

area per dwelling unit.

55 sf x 95 units = 5,225 sf required.

0 sf of recreation space provided.  5,225 

sf provided on parcel  B-2.

Joint Development with TMK Nos.2-1-

054:027, 028, & 034

Recreation space required for Total 

Block B = 10,065 sf

Recreation space provided for Total 

Block B = 10,066 sf

View Corridors No View Corridors affect this parcel.

Off Street Parking 15-22-67 Off Street Parking: 

Eating & Drinking 

Establishments

.9 stalls per 300sf of eating 

and drinking area + .9 stalls 

per 25 sf of dance floor area 

+ 1 stalls per 444 sf of kitchen 

or accessory area.

4,840 sf / 300 sf = 16.13 x .9 

= 14.52 = 15 stalls

15 stalls provided Joint Development with TMK Nos.2-1-

054:027, 028, & 034

15-22-67 Off Street Parking: 

Commercial

1 stall per 444 sf

4,840 sf /444 sf = 10.09 = 11 

stalls

6 stalls (5 stalls provided on B-2) Joint Development with TMK Nos.2-1-

054:027, 028, & 034

15-22-67 Off Street Parking: 

Multi-family dwellings

Joint Development with TMK Nos.2-1-

054:027, 028, & 034

600 sf or less: 0.9 per unit 5 units x .9 = 4.5 stalls Required Stalls for Total Block B = 

295 Stalls



Category

Mauke Area Rules & 

Plan, Unofficial 

Compilation June 2005

Requirements

(Allowable) Proposed Comments

600-800 sf: 1.13 per unit 15 units x 1.13 = 16.95 stalls Provided Stalls fot Total Bock B = 

310 Stalls

800 sf or greater: 1.35 per 

unit

75 units x 1.35 = 101.25 stalls

5 + 17 + 102 = 124 total 

residential stalls required

124  stalls provided

Total Stalls required for B-1 = 

15 + 11+ 124 = 150 stalls

Total Stalls provided = 15 + 6 + 124 = 

145 Total provided on B-1.  Additional 5 

stalls provided on B-2 for a total of 150 

Stalls.

2 stalls assigned as guest parking

Off Street Loading 15-22-68 Off Street Loading: 

Retail/ Eating & Drinking 

establishments

2,000 sf to 10,000 sf = 1

10,001 sf to 20,000 sf = 2

20,001 sf to 40,000 sf = 3

40.001 sf to 60,000 sf = 4

Each additional 50,000 sf 

over 60,000 sf = 1

9,680 sf = 1 stall 1 stall provided to be shared with 

Residential on B-1

Joint Development with TMK Nos.2-1-

054:027, 028, & 034

1 stall (12'-0" x 35'-0") provided within 

existing building on B-3 to remain.

15-22-68 Off Street Loading: 

Multi-famiily dwellings

20,000 sf to 150,000 sf = 1

150,001 sf to 300,000 sf = 2

each additional 200,000 sf 

over 300,000 sf = 1

Section 15-22-68e, an 

adjustment of up tp 50% of 

the required number of 

loading spaces may be 

allowed when such spaces 

are assigned to serve two or 

more uses of a single 

development project jointly 

provided that:

1) each use has access to the 

loading zone without crossing 

any street or public sidewalk 

and;

2) The amount of loading 

spaces which may be credited 

against the requirements for 

the use or uses involved shall 

not exceed the number of 

spaces reasonably expected 

to be available during differing 

periods of peak demand.

123,325 sf = 1 stalls

Total Loading required for B-1 

= 2 stalls

1 stalls proposed which is a 50% 

reduction of the new loading stalls 

provided per section 15-22-68e

Joint Development with TMK Nos.2-1-

054:027, 028, & 034

1 stall (12'-0" x 35'-0") on B-2

1 stall (12'-0" x 35'-0") on B-1

1 stall (12'-0" x 35'-0") on B-3

Total Loading provided for Total 

Block B = 3 stalls.

Signs 15-22-69 Signs Signs shall conform to the "B2 

Community Business District".

Signs will conform to the "B2 Community 

Business District" sign regulations of the 

Land Use Ordinance.

Architectural 

Criteria

15-22-70 Architectural 

Criteria: Roof top

All rooftop mechanical 

appurtenances, stairwells and 

elevator enclosures, 

ventilators, and air 

conditioning equipment shall 

be screened from view by 

architectural or landscape 

treatments.

Roof top elements arel be screened.

15-22-70 Architectural 

Criteria: Parking Structures

Parking Structures shall have 

a minimum fifteen-foot 

landscape strip within the 

front yard setback along 

adjacent streets.

15' frontyard setback provided with 

landscaping and screening.



Category

Mauke Area Rules & 

Plan, Unofficial 

Compilation June 2005

Requirements

(Allowable) Proposed Comments

Lanai Enclosures 15-22-72 Lanai Enclosures Area approved as a lanai and 

not included as floor area 

shall not be enclosed without 

first neeting all applicable 

requirements relating to the 

addition of floor area.

Spaces designated as lanais will not be 

enclosed.

Dedication of 

Public Facilities

15-22-73 Dedication of Public 

Facilities

3% of Commercial Floor Area

4% of Residential Floor Area 

to be constructed exclusive of 

floor area devoted to reserve 

housing units and their 

associated common areas in 

proportion with the floor area 

of other users.

New Commercial 9,680 sf x 3% = 290.4

17.27% of the total residential area 

dedicated to reserve Housing

New Residential exclusive of reserve 

housing = 101,914 sf x 4% = 4,076.6 sf.

Total = 290.4 + 4,076.6 = 4,367 sf.

Provided by Kamehameha Schools.

Utilities Required 

to be Underground

15-22-76 Utilities Required to 

be Underground

Public Utility Companies shall 

place utility lines underground 

within the Mauka Area

The utility lines will be placed 

underground.

Performance 

Standards

15-22-77 Performance 

Standards

No building wall shall contain 

a reflective surface more than 

30% of that wall's surface 

area

Reflective surfaces will not cover more 

than 30% of the wall surfaces.

Joint Development 15-22-80 Joint Development 

of Two or More Adjacent 

Zoning Lots

Whenever two or more lots 

are developed in accordance 

with the provisions of this 

sections, they shall be 

considered and treated as 

one "development lot" for 

purposes of this chapter.

See Joint Development Agreement for 

lots TMK No. 2-1-054:025, 027, 028, & 

034.

Requirements of 

Providing Reserve 

Housing Units

15-22-115 Requirement of 

Providing Reserved Housing 

Units

20% of the total number of 

dwelling units of development 

for sale or rental

95 for sale units x 20% = 19 units 

required.

20 for sale units provided.

Landscaping 15-22-144 Landscaping Along major streets, tree 

species, spacing and location 

shall be in accordance with 

the following table except that 

alternate species, especially 

native Hawaiian or species 

long present and common to 

the Hawaiian Islands, 

including useful fruit-bearing 

and flowering varieties, amy 

be substituted.

Major Street System Trees:

Pohukaina/Auahi Street: Madagascar 

Olive 40' on center at front yard setback.



CCHHI PROJECT (“Lot B-1”) 
 
REQUEST FOR PLATFORM HEIGHT INCREASE 
 
Authority approval for a 65-foot Platform height is requested in accordance with HRS §15-22-120(7).  
Justification for the request conforms to the criteria set out in the cited rule, and in part is required to 
accommodate the provision of approximately 28,622 square feet of public use areas at street level and a 
mix of commercial and residential uses on the block. 
 
CONDITIONS FOR AUTHORITY APPROVAL 
 
While §15-22-116 entitles 400-foot high-rise towers and a Floor Area Ratio (“FAR”) of 3.5 on the 122,579 
square foot block, we have opted to pursue a much lower density project that consists of low-rise 
buildings and a FAR of only 1.87.  This approach voluntarily abandons the entitled “tower” building form 
described in the rules, leaving only a “Platform” building form to assess the proposed project against for 
compliance to the rules.  Under the provisions HRS §15-22-120, the Authority must approve a Platform 
height that exceeds 45 feet.  HRS §15-22-120(7) authorizes the Authority to approve such an increase 
where three of the following four conditions are present: 

(A)  Subsurface construction is infeasible; 
(B)  Design requirements for ceiling height clearances require height adjustment; 
(C)  Industrial, commercial, residential or community service uses are substantially located within 

the platform, especially along streets or public spaces; or 
(D)  Significant public facilities or pedestrian features are provided at the street level, especially 

arcades or publicly accessible open space in excess of the minimum grade level open space 
 
With regard to §15-22-120(7)(A), Subsurface Construction:  Commercial and Residential uses are not 
feasible below grade.  Additionally, the shallow water table (5 feet below grade) would make subsurface 
construction of parking economically infeasible.  Additionally, any below grade excavation increases the 
risk of disturbing unknown cultural artifacts. 
 
With regard to §15-22-120(7)(B), Design Requirements for Ceiling Height Clearances:  By abandoning a 
high-rise building form in favor of a low-rise Platform building form, we require 6 levels to achieve the 
proposed floor area.  We have held the residential ceiling heights to 9 feet and the commercial ceiling 
height to 14 feet, resulting in a 65-foot building height being required for the proposed low-rise building 
form. 
 
With regard to §15-22-120(7)(C), Industrial, Commercial, Residential or Community service uses:  With 
ground floor retail and five stories of residential units above, a greater amount of the site becomes 
available for open and recreation space.  The result is approximately 28,600 square feet of publicly 
accessible open areas on the block, consisting of a 10,000 square foot  plaza along the Keawe Street 
frontage, a mid-block pedestrian passage to the planned H.A.R.T transit station on Halekauwila Street, 
and broad side-walk areas along street frontages. 
 
With regard to §15-22-120(7)(D), Significant public facilities or pedestrian features are provided at the 
street level:  A smaller footprint facilitates an activated pedestrian environment and the inclusion of a 
10,000 square foot plaza along the Keawe Street frontage. 

 



HRS §15-22-22(a) further requires demonstration of three conditions prior to the Authority considering 
an increased Platform height: 

(1)  The modification would provide flexibility and result in a development that is practically and 
aesthetically superior to that which could be accomplished with the rigid enforcement of this 
chapter; 

(2)  The modification would not adversely affect adjacent developments or uses; and 
(3)  The resulting development will be consistent with the intent of the mauka area plan. 

 
With regard to §15-22-22(a)(1):  Allowing a higher platform height results in a development that is 
practically and aesthetically superior.  The Platform height increase allows for ground floor commercial 
to be located under five floors of residential units and results in a smaller building footprint that 
facilitates the pedestrian environment and articulation of building form, accommodating ample publicly 
accessible spaces and separation from the adjacent One Waterfront Tower improvements. 
 
With regard to §15-22-22(a)(2):  Allowing a higher platform height does not adversely affect adjacent 
developments. 
• Mauka: KS Project on Lot B-2 – The proposed building is consistent with plans for this project 
• DH: Warehouse loading dock – no adverse impact to commercial operation 
• Makai: KSBE Master Plan Block E – The proposed building is consistent with plans for this block 
• Ewa: One Waterfront Tower - The proposed L-shaped building has a minimum separation to the One 

Waterfront Tower Makai tower of 39 feet and a separation of 130 feet from the One Waterfront 
Tower recreation deck.  The setbacks assure no shading impact or trade wind disruption.  
Furthermore, the proposed 65-ft height is less than the 80-foot height of the JBSOM and 140-foot 
height of the Gold Bond buildings in the ocean view plane of One Waterfront Tower. 

 
With regard to §15-22-22(a)(3):  Allowing a higher platform height enables a mix of residential and 
commercial uses, and providing an activated pedestrian environment at street level which is consistent 
with the intent of the mauka area plan 
 
Increases to Platform height were contemplated by the Kaiaulu ‘O Kaka’ako Master Plan (refer pg. 9-7) 
and the master plan permit issued on September 2, 2009 (refer to Finding of Fact No. 78). 
 



 
Portion of figure on pg. 9-7 of the Kaiaulu ‘O Kaka’ako Master Plan, Sep. 2009 
 
 
On September 14, 2011, HRS Chapter 15-22 was repealed and replaced by the adoption of HRS Chapter 
15-217 “Mauka Area Rules”.  The building form proposed matches the “Courtyard Building” form 
defined by §15-217-24, Figure BT.7, with a building height of 65-feet. 
 
BENEFITS 
The pedestrian experience is emphasized and enhanced.   The mix of new residences added to existing 
community serving commercial space fosters an inviting, vibrant urban community. 
 
Residential quality is enhanced.   The ground floor commercial space brings the convenience of 
community serving retail and food service business to the front door of both new and existing residents. 
 
Impacts to existing neighbors are mitigated.  Reducing the building footprint enables increasing the 
distance between the proposed building and the existing One Waterfront Tower property. 
 
The public benefits from the new plaza along Keawe Street. 



KAK Block B

Kamehameha Schools
Tenant Relocation Plan Revised February 20, 2014

Building Suite Tenant Floor Area Lease Expiration Lease Termination Rights Relocation

Lot B-1 [TMK (1) 2-054:025]

400 Keawe 410 Cathy Lee Style LLC 4,825 sf m-t-m n/a 120d notice, relocation assistance

400 Keawe 410A So Ung Pak 1,565 sf m-t-m n/a 120d notice, relocation assistance

400 Keawe 412/412W Kam Kasuals 8,373 sf 10/31/2014 early termination w/180d notice 180d notice, relocation assistance

400 Keawe 420 The Ahmed Coporation 2,845 sf 10/19/2014 early termination w/180d notice 180d notice, relocation assistance

400 Keawe 432 VACANT 16,024 sf n/a n/a n/a

400 Keawe 432A Volcanic Rock Gym LLC 1,800 sf m-t-m n/a 120d notice, relocation assistance

400 Keawe 432B I M Proving LLC 700 sf m-t-m n/a 120d notice, relocation assistance

400 Keawe 432C Power Pilates Plus 475 sf m-t-m n/a 120d notice, relocation assistance

400 Keawe 432H Fromagroundup Motivational 2,000 sf m-t-m n/a 120d notice, relocation assistance

400 Keawe 432W Keiki Parkour LLC 1,000 sf m-t-m n/a 120d notice, relocation assistance

400 Keawe 628A Hawaiian Beauty Products LTD 7,255 sf 6/30/2014 early termination w/270d notice 120d notice, relocation assistance

400 Keawe 628B Ka Ulukoa 10,472 sf 8/31/2014 early termination w/30d notice 120d notice, relocation assistance

Total 400 Keawe 57,334 sf

Lot B-2 [TMK (1) 2-054:027, 032]

629 Pohukaina 201 VACANT 4,042 sf n/a n/a n/a

629 Pohukaina 6292 VACANT 4,508 sf n/a n/a n/a

629 Pohukaina 201A VACANT 2,000 sf n/a n/a n/a

629 Pohukaina 201B VACANT 3,910 sf n/a n/a n/a

629 Pohukaina 201C VACANT 144 sf n/a n/a n/a

Total 629 Pohukaina 14,604 sf

Lot B-3 [TMK (1) 2-054:028]

458 Keawe KB1 Alu Like Inc 15923 m-t-m n/a n/a

458 Keawe KB2 Kamehameha Schools 8877 m-t-m n/a n/a

Total 458 Keawe 24800
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BIRD'S EYE VIEW 1 :
FROM CORNER OF KEAWE ST. AND AUAHI ST.

BIRD'S EYE VIEW 2 :
FROM  CORNER OF KEAWE ST. AND POHUKAINA ST.
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BIRD'S EYE VIEW 3 : FROM POHUKAINA ST. BIRD'S EYE VIEW 4 : FROM AUAHI ST.
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